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. AFE RECOMMENDATION | | -

The staff recommends APPROVAL of Project Plan No. 9-64004 sub_;ect to the followmg
conditons:

-
.

The project plan for the Clarksburg Town Center is hrmwd to 1300 dwcllmg units,

150,000 square feet of retail space, and 100,000 square feet of office space to be

tmd i tha Fullaumne stoes —le s

ConstruCieg in inc ALLUWLULE Ilaplily Pidil.

a.
b.
c.

d

c.

Stage 1 - 950 Units
Stage 2 - 155 Units
Stage 3 - 295 Units
- 90,000 Square Feet of Retail
Stage 4 - 60,000 Square Feet of Retail
- 75,000 Square Feet of Office
Stage 5 -ZSOOOSquareFeetofOfﬁoe

The public building areas (i.e., elementary school, park buildings, and library) are
not included in the calculauons

Tran tion improvem

The following road xmumvammts at each stage of developmen

are needed to

h e of nt.
€2Cn stage 9 L,

provide cnough capacity to serve the proposed dcvelopmcnt.

a.

b.

Stage 1 - Reconstruction of the southbound right turn lane along MD 355 at

AMTY 171 ¢t mrmavsda flena flavummnen® wmsarmamt
IVLLF Lol U PiVYide a 1164 MIVWILLIE WV ELHIILIL

Stage 2 - Construct an eastbound left tumn lane along MD 121 at MD 355
- Construct a westbound left tumn lane along MD 121 at MD 355
Stage 4 - Construct a northbound right tum lane aiong MD 355 at Stringtown
Road
Stage 5 - Restripe eastbound Comus Road to prowde cxcluswc left tum lane
at MD 355
Participate in the Gateway I-270 Office Park Road improvement - mdemng
MD 121 o four lanes between 1-270 northbound off-ramp - Stage to be
decided as part of the approval of the preliminary plan

" The wansportation mémorandum in the appendix includes additional discussion on

these required transportation improvements.
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3. Dedicaton and Construcion of A-305 (Mid-County Hightay)

A-305 (Mid-County Highway) must be dedicated to a right-of-way of 80 feet and
constructed as a two lane arterial to replace Piedmont Road. ‘Constructdon will not be
necessary until construction of single family detached units within the existing right-
of-way for Piedmont Road has started.

4. E !- » ! g » [ ! -2 EQ [s - B !]

A-260 (Stringtown Road) must be dedicated to a right-of-way of 120 feet and
constructed as a four lane, divided arterial road as part of a participation agreement
with MCDOT. If this agreement does not occur before the necessary access points to
the commercial area or part of the residential area from A-260 are needed, then

improvements to existing Stringtown Road must be completed to increase safety as
required by MCDOT.

s. Environmental Improvemen ore A wval e Preli}nin p

Submit for review before the Planning Board hearing on the prehnunary plan the
following:

a. Improved plans for stormwater management (SWM) and grading in the
commercial area that reduce stream buffer encroachment. As part of this,
submit an alternate plan for review that shows all road grading, SWM and .
associated grading entirely outside the stream buffer, to evaluate the
impacts on site design and SWM effectiveness. Also submit calculations. for
the proposed in-stream dry pond on the commercial side showing the
frequency and extent of inundation in the ponding area.

b. Plan for the proposed SWM facilities and roads near or in stream buffer, and
associated grading, with indication of where tree planting is permitted.

c. A staging plan for SWM with the extent of each proposed phase of
development and the order in which they will be built.

d. A preliminary forest conservation plan reflecting the revised layout. At the
first site plan review, the applicant should present reforestation/afforestation
plans for the whole site and plant as much as possibie during the first
construction phase to meet a Special Protection Area recommcndanon for
quickly establishing forest.
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Q.

)

A1l

a.

nvironmentzl Improveme -

Move these stormwater management facilities, and any associated grading that
cannot be reforested, outside the stream buffer. Make every effort to
reduce or eliminate all grading from buffer: '

Commercial side - Sand Filters #3, #4 and #7 (near top of Town Square
tributary); Clean Water #2 (next to grocery store site); Sand Filter #6 (near
Town Center’s dry pond); Move at least the pond forebay outside of buffer,
since it cannot be forested.

Residential side - Sand Filters #8, #9 and #10 (Note: #10 is located in existing
trees - move all grading outside of buffer); Move dry pond and grading out of
buffer.

-Any wetland creation areas should be designed to be forested.

Provide an area for stormwater management for the school site in the
Preliminary Plan. '

--Maintain an undisturbed stream buffer of at least 125 feet along the Greenway

Road and make graded slopes less than 25%. Further reduce or eliminate
grading/disturbance in stream buffer for Greenway Road as much as possibie.

Park/Schoo]

The proposed layout of the park/school site is presently not acceptable. Before
approval of the site plan, additional setback of the road next to the park must be
provided to meet the requirements of the Montgomery County Public Schools.

A replacement for any loss of land or facilities must also be provided in accordance
with the requirements of the Parks Department.

Incorporate the following items into the project plan before review of the site plan:

a.

b.

Locate the public right-of-way for A-260 (Stringtown Road) outside the
existing boundaries of the Clarksburg Historic District.

Minimize the width of both the right-of-way and paving (50 feet of ROW and
26 feet of paving, subject to approval by MCDOT) for Redgrave Place located
within the Historic District. .
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* plan.

c. Provide access easements to future public sewer atthe in-tcfsactions. of A-260

(Stringtown Road) and Redgrave Place with MD 355 (Old Frederick Road).

d. Provide a small open space/memorial park along the northemn edge of the

- greenway next to Redgrave Place with an interpretive element for the family of
John Clark that incorporates the existing grave markers :
e. Construct Redgrave Place to MD 355 within the Historic Distriet prior to
~ completion. of Stage 3. Share expenses for relocating an existing house within

the Historic District, and increase the size of the existing commercial lot as

- part of a pardcipation agreement with the existing commercial landowner.

anbility wi

Distri

Increase the setback of the proposed public street located next to the church within the

Historic District to 30 feet and provide screening for the existing cemetery. Relocate
the tot Jot away from the existing church, and maintain the area as open space to
provide a potential linkage 1o the church. The size of lots and setbacks of the
proposed development must match, approximately, the standards of the existing
houses along the southeastern boundary of the site within the Historic District.

Revise -the Lavout of Stres:

Incorporate the following items into the site plans for each stage of development:

a. Improvements tc the Town Square - Increase the size of the Town Square to
reduce conflicts with east/west traffic and to improve pedestrian access.

b. Relocate A-260 (Stringtown Road) to reduce the impact on adjacent residences.
Reduce the number of access streets to A-260 from the area of single family
detached units to meet the design standards for arterial roads.

c. Eliminate the access to the proposed elementary school from MD 121 and
provide access from Greenway Road.

d. Revise the access to A-305 (Mid-County Highway) to allow a direct
connecton from Bumnt Hill Road to Greenway Road, and improve the access
to the single family detached units. '

e. Increase the intersection spacing near the Hilltop Recreation Area.

R M tmnt vlam cmmisteme sramiaoco oL 2t
resent street system shown in the project plan requires waivers of exisung

et S AL S Sl AW

»
7
3

s

standards. The applicant and staff have met with MCDOT to discuss the waivers.
All waivers must receive final approval from MCDOT before appreval of the site

F S
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13.

14,

. Staging g- f Amcnmg

1904004

All amenities shown within each stage of development must be completed within that
stage of development. The design for the greenway, and the concept for the
school/park and other large play fields, must be completed before approval of the first

- site plan. Consguction of the amenities within the greenway must be completed before

completion of Stage 3.
Landscaping
The following items must be incorporated into the site plans:

a. Street trees, high quélity strest Lights, sidewalk paving types, and street
furniture as part of a plan for streetscape of roads and civic spaces.

b. Increased landscaping in the commercial parking area.

c. Landscaping for the buffer areas adjacent 1o all anteria) roads.
d. Screening for the existing homes within the Historic District.
e Landscaping for ail stormwater management areas.
Maintenance

Maintenance of the private recreation areas, stormwater management facilities, civic
spaces, and other amenities on private land must be maintained by the entire
development. Submit before approval of the first building permit, a maintenance
document that establishes an overall organization including all landowners that
establishes responsibility for maintenance of these facilities.

As part of the review of the project plan, the staff recommends approval of two waivers. The
first waiver allows use of closed section streets (curb and gutter) in special protection areas.
Staff recommends approval of the closed section streets because the high density of the
development and the mix of commercial and residential uses are not appropriate for the use
of open section streets. The project plan includes special stormwater infiltration measures

for the streets instead of the use of open section streets. The Clarksburg Master Plan also
anticipated the use of closed section streets in the town center area. Waivers to utilize some
on-street parking to reduce off-street parking are encouraged subject to review by MCDOT. -
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L he staff also recommends- approva! of the reduced setbarks alorrv ‘the - stru:ts and bounda.ry
lines as permitted in the Zoning Ordinance if designated in a master plan " These redueed
setbacks will allow buildings to be oriented to streets to encourage the use of sidewalks and -
generally :mprove the pedestrian environment. The Clarksburg Mastcr Plan also anumpatcd
the reduction in setbacks to foster the creation of a pedestrian oriented town.

PROJECT DESCRIPTION AND SUMMARY OF ISSUES

This section of the report provides a brief descnpuon of the project plan for the Clarkshurg
Town Center and a summary of the major issues. The third section of this report,
FINDINGS, provides a more detailed analysis of the project and a discussion of the findings.

PROJECT DESCRIPTION
1. Application

The Clarksburg Town Center is an application for the optional method of development in the
RMX-2 Zone. The Clarksburg Town Center Venture filed a complete application on
Tecember 6, 1994. This application is the first project plan submitted since the adoption of

. & Clarksburg Master Plan. It represents one of the largest parcels within the area
designated as the Town Center in the Master Plan. Review of this project will help in serting
the standards for future development in this k:y area.

Following the guidelines in the master plan, t.hls apphcauon fosters the creation of a transit
and pedestrian oniented town surrounded by open space. It includes a range of housing
opportunities, retail shops, a grocery store, restaurants, personal services, and offices as
follows:

1300 dwelling units
150,000 square feet of retail space
100,000 square feet of office space.

A large variety of open spaces are also provided. This project plan also includes a _
concentration of civic spaces, and opportunities for a post office, library, elementary school,
and a community center that could become a focus of community life in this portion of the
future Town Center of Clarksburg.
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2. Site Conditons

The site is located approximately 1/2 mile from 1-270 near the intersection of MD 355
(Frederick Road) and MD 121 in the Clarksburg Planning Area. -The site has a total of
appronmatcly 267.50 acres of land including 70.20 acres of land in the RDT Zone and .
197.30 acres in the RMX-2 Zone. The site is actively farmed-as com and soybeari cropland.
The terrain is moderately sloping. Elevations range from approximately 570 feet to 716 feet
above sea level.

The site is located in the headwaters of the Little Seneca Creek and Little Bennett Creek
watersheds. A main sgeam and two tributaries are jocated within the land in the RMX-2
Zone. A small stream is also located on the land in the RDT Zone. Approximately 8 acres
of land include nontdal wetlands. The floodplain for these streams varies in width from 30
feet in the upper reaches to 300 feet at the confluence of the main stream and the gibutaries.
The forest 1and is located along the streams and primarily within the floodplain areas.

3. Surrounding Land Uses

Existing homes and vacant land in the R-200 and RMX-2 Zones located across A-260
(Stringtown Road) form the southeastern boundary of the site. Existing homes and land in
the RDT Zone located across the future A-305 (Mid-County Highway) form the northeastern
boundary of the site. Existing homes and vacant land in the RMX-2 Zone located across A-
27 (Clarksburg Road) form the northwestern boundary of the site. Kings Pond Local Park is
also locaied on the northwestern boundary of the site. The existing Clarksburg Historic
District forms the southwestern boundary of the site.

4. Proposed Amenities and Facilities

The RMX-2 Zone contains a standard and optional method of development. Under the
standard method of development projects must comply with the requirements in the R-200
Zone (maximum of 2.44 dwelling units per acre or 481 dwelling units). Office and retail
uses are not permitted under the standard method of gjgvglgnment

The project plan for the Clarksburg Town Center is an application for the optional method of
development in the RMX-2 Zone.. Under the opuonal method, general commercial uses ‘and¥
and adopted master plan, and public amenities and facilities are also included. This
application includes the following amenities and facilities to support the mixture of uses and
the increased densities of development proposed in the project plan.
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Amemty Areas:
Town Square
- Land dedicated for future civic bmldmg (i ¢., meeting rooms, and hbrary)
- Streetscape system for main street, framcwork streets, and al] other streets

(street tress, lighting, special paving, and strest furniture)

. Neighborhood squares and formal green areas (4)

- Greenway dedicated for park use

- Greenway roadways

- Specialty planting areas along greenway roads

- Park/school site (dedication for furure elementary school)
- Large private recreation area for major fields

- Land for expansion of areas next to the historic district

Grasn arsaec and hirffar nawet ta tha cclicelc e THormola

- SIEEN altas anl oulicr next o ue CALSLUIE rual.uuu unulu

- Green areas and setback areas located along A-305 (Mid-County Highway),
: A-260 (Stringtown Road), and A-27 (Clarksburg Road)

- Pond area

Recreational Facilities:
- Tot lots (4)
- --Multi-age playgrounds (6)
- Picnic/sitting areas (5)
- Tennis courts (€)]
- Bikeway system
. Greenway pathway and bicycle path (Class D
- Nature trail
- Natural area near the pond
- Swimming pools (2)
- Wading pools (2)
- Indoor fitness facility

The recrcaﬁon;l facilities meset the requirements of the Recreation Guidelines.

A separate discussion of thé roads will be provided in the F]NDINQ S sectiqn of this report.
SUMMARY OF ISSUES |
The following items summarize the issues in connection with the sta.ff recommendations on

the Clarksburg Town Center. This discussion highlights some issues that occurred during the
reviéw of this project plan. A more detailed discussion of the issues is located in the '

INGS section of this staff report.
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FINDING #1 - MEETS PURPOSES AND REQUIREMENTS OF THE RMX-2 ZONE
1. Conformance with the Purposes

A finding is required to establish that the project plan will comply with the purposes
described in the applicable zone. Staff finds that the project meets all the purposes of the
RMX-2 Zone as described in the following paragraphs:

a. "To accommodate mixed use development comprised of planned retail centers and
- residential uses at appropriate locations in the County. "

This development contains a retail center in the location and intensity shown in the
- recent master plan. The residential uses and intensity are also in accordance wnh the
Clarksburg Master Plan and Hyattstown Special Study Area.

b. "To provide public facilities and amenities to support the mixture of uses at the
increased densities of development.®

This development would provide public facilities and amenities in accordance with the
guidelines in the recent Master Plan. These amenities include as a minimum a town
square, streetscape system, neighborhood squares, greenway dedicated for park use,
park/school site, green areas, pond area, and recreation features for a variety of age
groups.

2. Conformance with Development Standards

The project plan for the Clarksburg Town Center is in conformance with the development

standards of the RMX-2 Zone. The development standards are found both in the Zoning

Ordinance and the Clarksburg Master Plan. The following chart describes the conformance

of the project plan with the dcvelorpmcnt standards requu-ed for the optional method of
development.
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1. Conformance with the Clarksburg Master Plan Including Staging Elements

The proposed development confonns to the guidelines in the Master Plan for the Town
Center. The proposed mix of uses, densities, and the public facilies and amenities
lmplemcnt the pohcn:s dcscnbed in the master plan The Cla.rksburg Town Cemcr is in the

bl.agc A Mzd UG-MEH-GI.RJ u.l l-lll; Master raan, lllc )I.d.l.l iu..umm:nua uuu. UIB PlUJa-l Pld.ll

proceed 1o the public hearing before implementation of the “trigeer events™ described in the
Master Plan. Howevet, the hearing on the preliminary plan would be dependent on the
“trigger events” being met. The staging element of the Master Plan is discussed later in the

staff repori.
2. - Environmental Issues

The staff has carefully reviewed the project plan with respect to the high expectations for
minimizing the impact on the natural environment. An innovative system of measures that is
designed to reduce the impact on the natural environment is proposed in this plan. These
measures include greater setbacks from the streams and wributaries than normally required,
redundancy of stormwater management systems, an emphasis on infiltration ‘of stormwater,
and an extensive afforestation and landscaping plan. These efforts have been accomplished
without reducing the densities and intensities of land uses identified in the master pla.n
Additional recommendations for the area next to the commcrcxal spaces are included in the

- staff report.

3. Transporiadon Improvements

Several transportation improvements are proposad by the applicant to satisfy the requirements
of local area review. The remaining issues include the need 1o construct a portion of A-305
(Mid-County Highway), a portdon of A-260 (Stringtown Road) with participation from

Monteomerv ("mmrv and additional 1mpmvpmmn to A-121 (r"l:rlfchnrc Dnarh near the

AN el ¥ A=l g

intersection of 1-270. These issues are discussed in more deml in the EB; m GS secion of
the report. This project plan assumes the completion of four lanes of MD 121 over 1-270 by
the Maryland State Highway Administration, and improvements to MD 121 as part of the

Anualamen ame ~f Fiataeass T TN
UCVC.IUPHIEHI. Wi UdlCWﬂ‘y & I\J.
4, Combined Kings Pond Park and Elementary School Feature

The proposed park/school site is a creative response 10 the needs of the future residents of
Clarksburg. The layout needs modifications to be approved by the Montgomery County
School Board and the Parks Department before review of the first site plan. Additional
setback is nesded for the proposed access road to provide sufficient space for the elementary
school. The setback from the existing power lines and pond must be maximized to meet the
requirements of the public schools. The land area and number of facilities of the cnstmg

O
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Kings Pond Local Park must not be reduced. The parcel located west of A-305 (Mid-County .
Highway) should be considered 1o provide more regional needs for major play fields.

5. Historic Preservation

The extension of Redgrave Place through the Historic District is part of Phase 3 of the
development. The proposed right-of-way and paving must be-minimized to reduce the
impact on the Historic District. The extension is the responsibility of the applicant. An
existing house must be relocated within the district as part of a participation project with the
owner. The existing parce]l within the district must be extended by the applicant into the area
of the project plan. A relocation of A-260 (Smngtown Roa.d) and access to public sewer
must also be provided.

6. Design Standards for Streets and Roads

The proposed project plan requires waivers of existing standards for roadways in

Montgomery County. These waivers are presently being reviewed by the Montgomery

County Department of Transportation. Approval of the waivers will accommodate on-street

parking. Approval will also allow improvements to the streetscape such as additional street

trees, reduction of comner radii, and special street lights. Although these waivers provide a

substantial improvement to the pedestrian environment, the project plan is not dependent on

~ approval of these waivers. | .

10 .
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DATA SUMMARY: CLARKSBURG TOWN CENTER

Items Permined/Required Provided
Lot Area NA 197.30 acres (RMX-2 area)
70.20 acres (RDT area)
o : 267.50 acres total
Minimum Green Area or Qutside :
Amenity Area . '
1. Within Commercial Area  15% (2.19 ac.) 21% (3.06 ac.)

2. Within Residential Area

Density of Development

Shown in the Master Plan

1. - Retil

2.  Office:

3 Civic Use (not including
elementary school)

4, Residential

MPDU’s

‘Maximum Gross Leasable
(Non-Residental) Floor Area

Setbacks
1. From One-Family Zoning

- Commercial Bldgs.

- Residential Bldgs.
2. From Any Street*

- Commercial Bldgs.

- Residental Bldgs.

. Bulldlng HL;ght R ..‘4

Parking Spaces

50% (91.35 ac.)

150,000 sq.ft.
770,000 sq.ft.

NA

1380 du (5-7 du/ac)

125%

600,000 sq.£t.(0.5 FAR)

100 fi.
50 ft.

NA
NA

.4 stories . .

T g e IR PR 2Ty TS
‘

3150

60% (110.39 ac.)

150,000 sq.ft.
100,000 sq.ft.
24,000 sq.fr.

1300 du (6.6 du/ac)

12.5%

250,000 sq.ft.(0.39 FAR)

300 ft. min
50 ft. min.

0 ft. min.
10 ft. min.

2.4 storiﬁ (50 ft.) commcrcial

--------

3150

Notes:

* No minimum setback is required if in accordance with a.n.approvéd master plan.

The setback of residential buildings next to the Clarksburg Historic sttnct must be
modified 10 have a minimum setback of 50 feet. .
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The staff of the Planning Department finds that the project plan conforms to the guidelines in
the Approved and Adopted Clarksburg Master Plan and Hyattstown Special Study Area.

The Clarksburg Master Plan developed high expectations for building a2 complete community
in the town center area. The applicant was an active participant in the process of developing
the master plan. Because of this participation, this project plan for the Clarksburg Town
Center demonsuates a remarkable commitment and an important first step to building a
complete community. The project plan includes a large variety of open spaces, creative
strest design, preservation of the natural environment, a variety of housing opportunities in
close proximity, civic spaces, community facilities, opportunities to accommodate future
transit service, and a provision to locate commercial spaces within walking distance of
residences. The following paragraphs describe in more detail how this project plan meets the
requirements of the master plan.

1. - Land Use Plan
The project plan conforms to the guidelines in the land use plan. The location of the major
land uses including the commercial spaces, residential areas, the greenway, and the

:lementary school conform to the guidelines in the master plan. -

The mix of dwelling units conforms to the guidelines in the master plan as summarized in the
following chart: : '

Unit Types Master Plan Guidelines Proposed
1. Single family detached 10-20% 15%
2. Single family attached 30-50% 50%
and townhouses :
3. Multi-family 25-45% 35%

The project plan provides a strong focal point.for community services. The Town Square
located along Redgrave Place next to the commerciai area and the higher density residential
area provides an outdoor space for community activities. The town square also provides land
available for a future post office, ibrary, senior center, and meeting rooms. The
combination of the outdoor space, the potential for a community building, and the proximity
of residential and commercial spaces will provide a focal point for the town center.

A transit and pedestrian oriented land use pattern will be established with this project plan.
are

p
. An interconnected system of streets, sidewalks, and
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bikeways provide access-to all land uses and accommodate futuré transit anng the
surrounding arterial roads.

The quantity and variety of open spaces and recreation features are a strength of this plan.
This project plan includes the greenway as described in the master plan. It also provides a
creative opportunity to link the proposed elementary school to this greenway, which provides
a major amenity for the community. In addition to the guidelines in the master plan, this
project plan also provides a new park on the east side of A-305 (Mid-County Highway) that
provides a softball field, a soccer field, two tennis- courts, and a parking arez for more
organized recreation.

The greenway nerwork shown in the master plan has been reinforced and augmented in this
project plan. Locating the proposed elementary school next to the greenway augments the
greenway concept by providing additional recreation areas near the soeam buffers and along
the major bikeway.

2. Transportation and Mobility Plan

The Clarksburg Town Center conforms to the guidelines for transportaton and mobility
delineated in the master plan. Regional traffic will be routed to the edges of this
neighborhood: A network of framework streets including Main Street (Redgrave Place) is
.designed to serve local traffic and to discourage through wraffic. These streets are designed to
reduce the speed of waffic to create a safe environment for pedestrians. Commercial
development has direct access to Stringtown Road, an arterial road locatad on the edge of the -
neighborhood. The commercial development also has access from local streets within the
town center such as Main Street (Redgrave Place) and a greenway road. The proposed
location of the elementary school has access from a greenway road.. All land uses are less
than a 1/4 mile from an anterial road or the future transit station delineated in the Clarksburg
Master Plan. '

The bikeway system conforms to the guidelines in the Clarksburg Master Plan. The right of
way for the arterial streets such as A-305 (Mid-County Highway) and A-27 (Stringtown
Road) will accommodate bikeways separated from the roadway. A bikeway separated from
the rcadway has also been integrated into the greenway for recreational users and local,
bicycle traffic. Local streets within the neighborhoods are sized to accommodate bikes on -
the roadway.

Sidewalks are located on both sides of all local streets. Sidewalks along all streets include,
special street lighting and extensive street trees that exceed the minimum standards. Streets
such as main street (Redgrave Place) have special paving and crosswalks. ) '
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Waivers from the existing standards by MCDOT are raqmmd for approval of this
development. Many of these waivers were anticipated in the Master Plan and have aJrrady
received preliminary approval from MCDQOT. Waivers from other requirements have been
reviewed by MCDOT, but they have not received approval.

3. Environmental Plan

During the review process, a creagive approach to prcscrvation of the natural environment
was established. In accordance with the Master Plan, a forested buffer will be established
along all streams, existing mature trees will be preserved and augmented, and a “no net loss®
of wetlands policy has been established. The environmental plan achieves the desire to
preserve the natural environment and establish a transit and pedestrian oriented town without
compromise to the land use plan or the environment.

4. Staging

The Clarksburg Master Plan includes a staging element. This entire property is located in
Stage 2 which includes the area of the Town Center that does not drain into the Ten Mile
Creek watershed, This permits the project plan to be approved for this development. The
Master Plan also identifies three staging triggers which must be met 1o iniiate construction in
- ‘rage 2. These staging tiggers include:

a. Either State or County enabling legisiation for development districts, or
alternative infrastructure financing mechanisms are in place.

b. County Council adopts a new water quahry review process and DEP issues Executive
Regulations related to this process.

c. WSSC and the County Executive indicate that sufficient sewer treatment and
conveyance capacity exists or is programmed to accommodate development and that
sewer authorizatons for the Germantown Town Center are not put at risk.

The enabling legislation has been created by the Council. A draft of the Executive
Regulations has been prepared by DEP, but they have not been approved by the Council.
These regulations primarily affect the method of monitoring water quality. The input from
DEP into the layout of the development has aiready been provided. The staff of the Pianning
Department are waiting for a finding by WSSC and the Executive that sewer authorizations
for the Germantown Town Center are not put at nsk. Approval of a project plan does not
provide authorization to proceed. - Since these staging triggers do not affect the layout of land
uses or the general design of the community, the staff of the Planning Department
recommend that the project plan be allowed to proceed before implementation of all the

N
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*trigger events.” Final approval of the preliminary plan, however, should wait for
implementation of the "trigger events.”

5. Relationship of the FDA Related Amendment to the Project Plan

The Clarksburg Master Plan Amendment is underway to examine the potental to
accommodate the consolidation of the Iabs and offices of the Federal Food and Drug
Administration (FDA) west of I-270. The land use, zoning and transportation proposals, and
the staging recommendations for the Town Center of Clarksburg, will not be reviewed in
relation 0 FDA. This amendment does not affect the project plan for the Clarksburg Town
Center.

- FINDING #3 - COMPATIBILITY WITH THE NEIGHBORHOOD
The staff of the Planning Department finds that this project plan with conditions is
compatible with existing and proposed adjacent development with modxﬁc:auons The
following paragraphs describe the key elements of compatibility:

l. Location, Size, and Intensity of the Development

¢ The locaton, size, and intensity of development are in conformance ‘with the guidelines in
* the Clarksburg Master Plan. A majority of existing development is separated from the
proposed development by existing arterial roads. All existing and adjacent single family
detached homes will have the same type of developmcnt on adjoining lots within the
proposed development.

2. Compatibility of the Project Design

The proposed design with conditions will be compatible with the adjacent Clarksburg Historic
District in a manner that is consistent with the master plan.. Redgrave Place will be extended
to the Historic District. Similar land uses (single family detached homes) will be located
next to the Histonic Distmict. Additional setbacks are needed from the existing church and
residences along Spire Street 1o establish compatibility. The design of this development also
locates either major open spaces or houses that "front" on arterial roads.
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All service areas for the commercial and institutional uses are located away from existing or
proposed adjacent develermcnt The layout and design of the greenway system and the local
streets allow extensions into the future developments on the adjacent parcels as estabhshed in

the master plan.
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4. Staging
This deve]oprﬁcnt will be constructed in five phases. The road improvements, parks, and

community faciliies will be staged to ensure there is no adverse impact at each stage. The
other amenities will also be phased according to the staging plan to ensure that the future

Em e s omem e aa S = o PR [t S

users w1.u have adequate dmcuiu::s 10 serve the proposed acnsity.

FINDING #4 - WILL NOT OVERBURDEN EXISTING OR PROPOSED PUBLIC
SERVICES

The staff finds that the proposed development with conditions will not overburden the
existing public services, nor those programmed for availability with each stage of
constuction. A summary of this finding foliows:

1. Traffic Impaét

The proposed road improvements will be staged according to the following schedule:

Stage Development Road Improvements
‘Stage 1 950 Units Southbound right turn lane along MD 121
Stage 2 155 Units 525 ft. left turn lane along eastbound MD 121 at
MD 355
125 ft. left tum lane along westbound MD 121 at
MD 355 '
Stage 3 295 Units Redgrave Place access to MD 355
60,000 SF Retail
Stage 4 60,000 SF Retail. 325 ft. right turn lane along northbound MD 355
75,000 SF Office :
Stage 5 25,000 SF Office  Restripe Comus Road to provide 125 ft. exclusive left
tum lane

This staging of road improvements has two major assumpuons The first assumption is thal
the nearby project (Gateway 1-270 Office Park) will improve MD 121 adjacent to the
interchange with I-270. The second assumption is that the Maryland Swte Highway
Administration will widen the existing bridge of MD 121 over [-270 as part of the
improvements to 1-270. Without these two assumptions, the proposed ‘road improvements
must be revised.

28



-

9-94004 .

The foliowing chart from the traffic impact analysis illustrates the resuits of the local area
review analysis that was conducted by the applicant. Six nearby intersections were used in
this analysis. This chart on the next page illustrates that the proposed -development with the
improvements will not overburden the road network.
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RESULTS OF INTERSECTION CAPACITY ANALYSIS AT COMPLETION:

Existing Background Total. Increase/
Intersectons Volumes Volumes " Volumes Decrease
a.  MD 121 &SB 1-270 Ramps - AM A/367 A/475 - -
PM A/401 A/440 - -
W/SHA Improvements AM - A/47S A/545 -
PM - A/295 A/406 -
b. MD 121 &NB I-260 Ramps AM E/1500 F/1689 - -
PM A/586 E/1581 - -
W/SHA Improvements & AM A/R87 A/0R3 - -
Gateway PM - A/662 A/TI5 -
c.  MD 355 & Comus Road  AM C/1300 D/1421 E/1452 -
PM A/793  A/900 A/976 -
W/restriping of Comus AM - . D/1416 -
Road PM - - A/911 -
MD 35:5 &MD 121 AM E/1562 F/1723 ‘F12017 +294
PM C/1152 C/1272 E/1527 -
W/SB free flowing right AM - - FAT721 -2
turns, EB &WB left PM - - C/1218 -
turn lane
e.  MD 355 & Redgrave Place AM A/632 A/632° B/1004 -
. PM A/T22 AS732 D/1385 -
f. MD 355 & Swingtown Rd. AM A/797  A/822 C/1220 -
PM A/853 A/877 F/1693 -
W/NB right tum AM - - C/1220 -
PM - - D/1446 -
g. MD 355 & Shawnee Road AM A/832 A/842 B/1103 -
PM A/748  A/761 B/1104 -
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The Montgomery County Council has found that school capacity for the schoal year 1998 to
be adequate for anticipated growth during FY95 in all high school clusters at all grade levels.
In accordance with this poncy, the staff finds that the proposed development will not
overburden the schools in the Clarksburg area. In accordance with the future needs in the
Clarksburg area, the applicant has proposed dedication of a site for a future elementary
school. This site for the elementary school with the existing Kings Pond Park is proposed as
a combined eiementary school and local park. Montgomery County Public Schools has
accepted in concept the proposed dedication if the school building can be located on part of
the existing park. The Parks Deparntment is concerned about any loss of land or facilities.
Final acceptance of this park/school concept has not been achieved by the Parks Department
and Montgomery County Public Schools. The staff recommends that the project plan be
approved in concept as shown. Before approval of the first site plan, the final layout of the
future school and park must be completed. Any major revisions will require an amendment
to the project plan.

3. Water and Sewer

_ boundary of the site. WSSC records a.lso indicate that 2 16-inch water mam exists thhm the
~ night-of-way of MD 355 within 200 feet of the site. These water mains will be adequate to
serve the proposed development.

A sewer pump station and off-site sewer extension are required to serve this site. Request
for 1995-1996 Capital Improvement has been submitted to WSSC and Montgomery County
DEP. Final action by the County Council on the category change is scheduled for Apri.l 2,
1995. If approved, the sewer service should be considered adequate for the project plan.
The remaining issue is the finding by DEP that the Clarksburg Town Center will not conflict
with the Germantown Town Center. Since a project plan does not determine authorization or
prevent other developments from proceeding, the project plan could be approved with the
understanding that final authorizadon is dependent on the finding that the Clarksburg Town
Center will not preclude development of the Germantown Town Center.

4. Recreation

The proposed development exceeds the requirements of the Recreation Guidelines established
by the Planning Board for use by the staff in review of all developments in Montgomery
County. Regional recreation facilities will be located across Piedmont Road as part of this
development. Final acceptance by the Parks Department or a future private organization will
be determined before approval of the site plan. Kings Pond Park, the greenway and the
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elementary school provide the needs for larger open space and re€reation areas. The
remaining needs for recreation will be provided and maintained by the development.

FINDING #5 - MORE EFFICIENT AND DESIRABLE THAN THE STANDARD
METHOD OF DEVELOPMENT

The staff of the Planning Department finds that the Clarksburg Town Center with the
proposed condidons will be more efficient and desirable than the standard method of
development.

1. | The Character

The Clarksburg Town Center will have the unique character of a transit and pedestrian
oriented ncxghborhood surrounded by open space as envisioned in the Clarksburg Master
Plan. The mix of retail, office, and civic uses are located near all residences. The
interconnected system of streets with sidewalks on both sides, the bikeway system, and the
extensive pathway nerwork provide a unique linkage system within the neighborhood. The
preservaton of green areas adjacent to the Clarksburs Historic District and along Piedmont
Road surrounds the future Town Center with open space. These elements all- contribute to
establishing a-more efficient form of development that exceeds thc requirements in the

_ standard method of development.

2. Greenway Nerwork

In accordance with the guidelines in the master plan, this development will dedicate the
greenway for park use. In addition to this minimum requirement, . the applicant will provide
a design before approval of the site plan that incorporates additional tree planting, an
informal trail, a commemorative park area for the family of John Clark, bikeways, and other
landscape features that could only be achieved through the optional method of development.

3. Streetscape System

The project pian includes 2 comprehensive streetscape system for all areas in the Clarksburg
Town Center. These streets require a waiver of the existing set of standards including
rurning radii, spacing of street rees, and non-standard street lighting. A summary of the key
fearures follows:

Main Street (Redgrave Place) - This street extends from MD 355 (Frer..iexick' Road) through
the Town Square to the Hilltop District. This street includes special paving, closely spaced
street trees, and special street lightng.
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Framework Steets - Several framework streets are proposed as aff organizing system for the
entire development. Framework strests connect to the most important public spaces
including the elementary school, neighborhood parks, the pond, and the greenway. These
framework streets serve as the primary circulation routes into and within the site.

Frontage Roads - The proposed project plan includes a series of frontage roads. These
frontage roads occur along arterial roads located at the perimeter of the site. These frontage
roads allow buildings to face the adjacent properties.

Greenway Roads - These roads allow the adjacent buildings to face this imporant park. This
allows the greenway to become a visible, central focus for the entre community. The
landscaping along these roads will reinforce the formal aspects of this park while
acknowledging the natural beauty of the steam valley.

Other Steets - The remajning- streets in the development also include a commitment to more
closely spaced street trees and special lighting, These streets are pant of a more efficient and
desirable set of standards that are appropriate to an optional method of development project.

4, Town Square

The Town Square is intended to serve as the focus of public life for this area of Clarksburg. -
This public space is located near the Historic District, the Clarksburg United Methodist
Church, the greenway, the retail center, and the concentration of hlghcr density residential
uses. A site for a future civic building with a library and senior center to be constructed by
Monigomery County is included. Vehicular traffic will be directed around this square
through a series of one-way streets, Parallel parking will buffer the pedestrians from traffic.
The Town Square should be extended north o reduce through traffic movements and

improve pedestrian access.

5. Neighborhood Squares and Formal Green Areas
Four neighborhood squares or green areas provide additional open spaces within the

residential sections of the development. They establish identifiable public space within these
residential areas that exceeds the requirements in the standard method of development.

6. Pond Area
The small wet pond with a down stream infiltration area has been provided as a welcome

additonal open space area. Dwelling units will front on this pond area like the greenway and
Town Square. :
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7. Hemcnmd/Schwl Park Area

Although additional work will be necessary to receive approval for this feature, this
park/school concept is 2 creative response to meeting the needs of the communiry in
Clarksburg. This site has the potential to provide local recreation, day care, and to create
additonal community space within the Town Center.

R. Recreational Facilin'és

The plan for recreational facilities exceeds the minimum requirer.ents for this community. It
provides for both local needs within the community and regional needs for large play fields
on the edge of the communiry.

9. °  Buildings Oriented to Streets

The guidelines in the Clarksburg Master Plan suggest that buildings should be oriented to-
streets to improve safety and security of pedestrians. The applicant has made a major
commitment to orient buildings to steets. Townhouses are designed 10 face streets instead of
large parking areas. Multi-family dwelling units also face public streets with parking located
in courtyards-that are screened from the streets.  Small retail shops are located along the
aajor Town Square and along Main Street. This orientation requires a similar commitment
by the public utilities to locate service in the backyard areas. It also requires waivers from
the Department of Transportation to improve the provisions for on-street parking. The staff

. supports the street orientation of buildings.

A senes of sample blocks is included as part of the project plan. These blocks indicate the
design and orientation of units proposed in this development.

In conclusion, the project plan proposes a form of development that is more efficient and
desirable than the standard method of development.

FINDING # 6 - IT WOULD INCLUDE MODERATELY PRICED DWELLING UNITS

This project plan includes the required number (12.5%) of moderately priced dwelling units.
These units will be scattered th.roughout the townhouses, one-family artached and multl-

- family units. Each phase of development wil} also have 12.5% of the residential units
constructed as moderately priced dwellings.
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THE | MARYLAND-NATIONAL CAPITAL PARK AND PLANNING COMMIZSION

B767 Georgia Avenue # S-bver Spnng. Maryiang 0222722

@ | -

March 22, 1995

MEMORAND
TO: John Carter, Coordinator
Design, 2oning, and Preservation Division
' gl
VIA: Bud Liem, Transportation Coordinator
Transportation Planning Divisien
FROM: Ki H. Kim, Transportation Planner})/ \

“

Transportation Planning Division [V

SUBJECT: Project Plan No. 9~94004
’ Clarksburg Town Center Development
RMY -2 Zone

This -memorandum represents the Transportation Planning staff’s

.review of the RMX project plan of the Clarksburg Town Center
.-development. Our transportation analysis is focused on the Local
Area Transportation Review (LATR) analysis to determine whether the
road improvement package proposed by the applicant and the publice

arrency BTnV\dPS pnnuah trahqnnr+a+1nn Pnp:ﬁ\fu tn arcommodats tha

proposed development so that the exlstlng transportation services
or those programmed for avallabllty with each stage of construction
would not be overburdened.

Based on our transportation analysis, we find.that the the
following roadway improvement package proposed by the applicant
would provide enough LATR capacity for the proposed Calrksburg Town
Center development, provided that the proposed development is

o [ aTes o
staged to coincide with the construction of the proposed transpor-

tation projects.

Transportation Improvements

1. Reconstruction of the southbound right-turn lane along
MD 355 at MD 121 to provide a "free flowing" movement.

2. Construct an eastbound left-turn lane along MD 121 at
MD 355.

3. Construct a westbound left-turn lane along MD 121 at
MD=-355.



4. - Construct a northbound right-turn lane along MD 355 a*
i- Stringtown Road.

5. Restripe eastbound Comus Road to provide an exclusive
left-turn lane at MD 355.

6. Participate in the Gateway I-270 Office Park road
improvement = widening MD 121 to four lanes from the
entrance to the Gateway I- 270 Office Park to the I-270
northbound off ramp.

The roadway 1mprovements listed above are proposed by the
applicant to satisfy the requirements of the LATR. We find that the
propesed staging of development with rnaduay conditions tied into
Staglng will not overburden the existing transportation sevices,
nor those programmed for availablity with each stage of construc-
tion. The proposed staging of road improvements, however, assumes
twormajor road improvements to be provided by others. The first one
is improvements to MD 121 by the Gateway I-270 Office Park. The
second one is the widening of the existing bridge of MD 121 over I-
270 by the Maryland State Highway Administration. Without these two
assumptions, the proposed staging of rocad. improvements must be
revised. : - '

KHK:plb\pp94004.mmo
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March 21, 1995

TO: John Carter
Design, Zoning and Preservation

FROM: Lise Soukup and Cathy Conlon ,é/z e
Environmental Planning Division

SUBJECT: CLARKSBURG TOWN CENTER PROJECT PLAN

EUMMARY OF CONDITIONS -

The Environmental Planning Division (EPD) staff recommends
APPROVAL WITH CONDITIONS of the project plan, with changes and
additional information to be provided at subsequent review
stages. The conditions are as follows. :

4. Submit for review prior to Planning Board hearin

_______ -,

..-reliminary plan submission:

1. Improved plans for stormwater management (SWM) and grading in
the commercial area that reduce stream buffer encroactment. As
Fart of this, submit an alternative plan for review that shows.
all road grading, SWM and associated grading entirely outside of
the stream buffer, to evaluate the. impacts on site design and SWM
effectiveness. Also submit calculations for the proposed in-
stream dry pond on the commercial side showing the frecuency and
extent of inundation .in the ponding area.

2. Plan for the proposed SWM facilities and roads near or in
stream buffer, and associated grading, with indication of where
tree planting is permitted.

3. A staging plan for SWM with the extent of each proposed phase
of development and the order in which they will be built.

4. A preliminary forest conservation plan reflecting the revised
layout. At the first site plan review, applicant should present
reforestation/afforestation plans for the whole site and prlant as
nuch as possible during the first construction phase to meet a
Special Protection Area recommendation for quickly establishing
forest. -

® E
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5. Land#céping plén for SWM areas at site plan.’
B. Modify plan as follows: ' -

1. Move these stormwater management facilities, and any
associated grading that cannot be réforested, outside of the
Stream buffer. Make every effort to reduce or eliminate all
grading from buffer:

Commercial side - Sand Filters #3, 4-and 7 {near top of Town
Square tributary); Clean Water #2 (next to grocery store site);
Sand Filter #6 (near Town Center’s dry pond):

Move at least the pond forebay outside of buffer, since it cannot
be forested.

Residential side - Sand Filters #8, 9 and 10 (Note- #10 is
located in existing trees - move a)l grading ocutside of buffer);
Move dry pond and grading out of buffer.

2.: Any wetland creation areas should be designed to be forested.

3. Full stormwater management for the school site should be
provided in the subdivision’s SWM facilities. .

4. Maintain an undisturbed s;reaﬁ buffer of at least 125 feet
along the Greenway Road and make graded slopes less than 25%.
Further reduce or eliminate grading/disturbance in stream buffer

A for Greenway Road as much as possible.

5. Reduce overall site imperviousness by eliminating most of the
extra parking spaces, or if additional parking above county
requirements is desired, reduce “he amount of commercial/
residential development to remove all grading disturbance within
stream buffers. : '

DISCUSSION

Staff have reviewed the project plan and preliminary plan
subnissions for the Clarksburg Town Center. We alse have
reviewed a revised stormwater management (SWM) concept that
attempts to address some of our initial concerns about stre
buffer disturbance and SWM design. The Departrent of T
Environmental Protection (DEP) has informally approved the new
concept, and we will continue to work together in resolving

- = A

inter-agency details about SWH placement and function.

Our overall impression is that the revised plan is much
improved from the first submission, both in addressing Special
Protection Area ocbjectives in the proposed SWM system and in
resolving some of our major concerns. The plan, along with the
EPD recommendations in this report, will emphasize the Clarksburg ‘

2
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Haster Plan and Spec1al Protection Area (SPA) goals to create a
‘orested stream buffer, to aesthetically integrate a series of
JWM guality controls for better cleansing of the runeoff, and to

keep the wetland and stream systems flowing and functional.

ADDITIONAL INFORMATION NEEDED

Staff needs additional information to assess the
alternatives for SWM and. stream buffer encrcachment. The
fellowing items should be submitted to EPD with the revised
submission of the preliminary plan (and to DEP for their
concurrent review): .

1. Improved plans for stormwater management (SWM) and grading in
the commercial area that reduce stream buffer encrocachment. As
part of this, submit an alternative plan for review that shows
all ‘road grading, SWM and associated grading entirely outside of
the stream buffer, to evaluate the impacts on site de51gn and SWM
effectiveness. Alsoc submit calculations for the proposed in-
stream dry pond on the commercial side showing the frequency and
extent of inundation in the pondlng area. The base of this pond
is PLDPUS!:U to be forested (outside of a 50 foot radius around
the riser) and we need to know how often this area will have
standing water in it to gauge potential for tree survival. Our
expectation is that the increased dispersion of runoff in the
nnlarged guality control structures will cause this pond to
emain dry much more than typical dry ponds. Since this is a
difficult estimate, a calculated range (such as somewhere between
once every 2 months to twice a year) is acceptable.
2. Plan for the proposed SwWM f3611iuiés and roads near or in
stream buffer, and associated grading, with indication of where
tree planting is permitted. We need to assess  how much of the
stream buffer is able to be reforested after these features have
been built, since DEP and state requirements limit planting on
SWM embankments

3. A staging plan for SWM showing the extent of each proposed
Phase of development and the order in which they will be built.

4. Landscaping plan for SWM areas to be submitted at site plan;
this will be reviewed for species appropriate to the water - -
regimes and for aesthetics.

RECOMMENDED CHANGES AND IMPROVEMENTS

The conceptual plans should be revised to reflect the
foellowing changes to meet the intent of the Clarksburg Master
Plan and the SPA. These changes will bring the developer’s
proposal closer to the environmental protection afforded by a
completely undlsturbed stream buffer plan. .

2
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1. Move these stormwater management facilities, "and any
associated grading that cannot be reforested, outside of the
stream buffer. Make every effort to .reduce or eliminate all
grading from buffer:

Commercial side - Sand Filters $3, 4 and 7 (near top of Town
Square tributary); Clean Water #2 (next to grocery store 51te).
Sand Filter #6 (near Town Center’s dry pond);

Move at least the pond forebay outs;de of buffer, 51nce it cannot
be forested .

Residential side_- Sand Filters #8, 9 and 10 (Note- #10 is
located in existing trees ~ move all grading outside of buffer):
Move dry pond and gradlng out of buffer.

2. Any wetland creatlon areas should be designed to be forested.

3.- Full stormwater management for the school site should be
provided in the subdivision’s SWM facilities.

4. Maintain.an undisturbed stream buffer of at least 125 feet
along the Greenway Road and make graded slopes less than 25%.
Further reduce or eliminate grading/disturbance in stream buffer
for Greenway Road as much as possible.

5. Reduce overall site imperviousness by eliminating most of the
extra parking spaces, or if additional parking above county
reguirements is desired, reduce the amount of
comnmercial/residential development to remove all grading
disturbance within stream buffers.

JUSTIFICATION FOR POTENTIAL APPROVAL OF STREAM BUFFER
ENCROACHEMENT UNDER PROPOSED S5WM DESIGN CONCEPT

Although DEP considers this concept approvable from a
technical standpoint, EPD staff cannot support the concept at
this time because some stream buffer encroachment may still be
avoidable. Staff would like to review the alternative SWM plan
before making a final recommendation. However, the initial
evaluation presented below is generally supportive of the
proposal with our changes specified above.

EPD staff recommends that any incidental buffer encrocachment
along the buffer perimeter for roads, building pads, stormwater
management or sediment control conly be permitted in open fields.
Staff also recommends that this disturbance be forested after
construction (or replacement forest planted elsewhere); this
planting should be in addition to the FCP requirements of the
plan.

Commercial Area (Town Square District

4
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1. Sand filters 1l and 2 at Redgrave Place stream crossing - This
sxisting-corn field will be disturbed for construction of both
<he Greenway Road and Redgrave Place, with grading necessarily
tying ocut in the stream buffer. The current proposal maintains
at least 100 feet of undisturbed buffer from the facilities’
grading. The propesed grading will not disturb .any existing
trees. Applicant should explore ornamental planting on tope of
the sand filter and surrounding the filter with shade trees to
cool any pooled water after summer rainstorms. Also, forest
should be planted as close to the sand filters as possxble on the

stream buffer side.

2. Sand filter 5 across from confluence of Hilltop District
tributary and mainstem (near proposed wastewater pump station) -
This area is at the edge of a corn field, and will be graded on
three sides for the Greenway Road, the proposed pump station and
the sewer lines going to the pump station, regardless of this SWM
facility. The sand filter itself will not result in tree loss.
The adjacent stream buffer would still provide at least 300 feet
of undisturbed forest across the main stream/: rlbutary
confluence; this width can provide the desired minimum area of
habitat for interior forest- dwelllng birds. The major
~disadvantage to this facility is that it forms a permadnent
incursion into the stream buffer that cannot be reforested (since
roots disrupt sand filter function).

3. In-stTXeam dry pond on Town Square Tributary at Greenway

oad ~ This quantlty control pond is shown just upstream of the
sreenway Road crossing and would use the road embankment as its
dam. The stream 1is surrounded by a narrow band of brush and
scrub/shrub wetlands in the middle of a corn field. Grading
would mostly be limited to constructing the road embankment.
Possible additional intrusion for grading a forebay will be
reviewed as part of the preliminary plan. The forebay should be
placed outside of the stream buffer, with only the main quantity
storage in the buffer. Plans showing both alternatives must be
provided to show that the forebay cannot be kept outside of the
buffer.

The rationale behind placing this pond in the stream is very
important, since this should be the last resort in SWM design. -
Typically, keeping streams open and free-flowing is a very high
priority, especially in an SPA. The decision to use an in-stream
pond that potentially could be located off-line (and perhaps even
out of the buffer) must be based on valid environmental and site
design issues that have either ne negative effect or a net
positive effect on the environment. Staff believe that the
following arguments support the in-stream . pond:

A. The area to be disturbed for pond construction and runoff
- storage contains a minimal of trees and only a very narrow strlp
of wetlands:



’ -
B. The Greenway Road constructlon will create an embankment on
thig stream regardless cof the pond’s locatxon.

.c. The main basin can be forested to within 50 feet of the riser
to create a wooded stream buffer that will shade the strean and
the water storage area; .

D. The forebay design, intended to trap trash and sediment that
escapes previous.water quality treatments, will reduce the
frequency for dredging the main pond basin to once every few
decades. This will allow the basin, and forest planted within
it, to function undisturbed for an extended period;

E. Given the DEP requirement to double the amount of runsff
treated for gquality contrel (which occurs prior to runoff
entering the pond), less water will reach the pond than in a
standard SWM design. This means the pond will be inundated less
fregquently and with a smaller volume of water than normal 2-year
control ponds, which will help tree survival in the basin.

F. The site’s land use is very dense and locating the pond
outside of the buffer may have major ramifications on developable
space, however, this needs to be assessed in the alternative SWM
plan regquested above:

4. Greenway Road grading along the stream buffer perimeter -
This is more difficult to support, since the road and its grades

‘re not dependant on locating at lower elevation as SWM

lacilities are. The applicant has been directed to eliminate or
minimize this road grading in the buffer. If it can be
demonstrated by the applicants’ alternative plan that this is not
possible, staff would consider encroachment under the conditions
specified above for the following reasons:

A. The disturbance would not result in tree loss (area is
currently a corn field):

B. All disturbance, including for sediment control, will be kept
outside of wetlands, floodplain and at least 125 feet from the
stream; .

C. The p:aposed embankment grades will be gentler than 25%
slopes, and the buffer will be fully reforested after
construction. _

RECOMMENDATIONS FOR LATER REVIEWS
1. Explore landscaping alternatives for sand filters to make

them more attractive. Staff suggests ornamental ground cover and
shrubs to beautify these. Also identify where trees may be

® ‘
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planted around the sand filters ({i.e., slopes between roads and
*ilters, -embankments, toe of dam).

-

2. No new sediment traps should be allowed in currently forested
stream buffer areas after site plan review without M-NCPPC
approval to changes in Erosion & Sediment Control Plan. DEPR’s

E&S inspector should be notified of thls at pre-construction
meeting.

3. Reforestation as compensation for stream buffer encrocachment
by SWM facilities or incidental grading for .roads, building pads,
SWM or sediment control along the perimeter of the buffer will
NOT be counted as part of FCP reforestation/afforestation
requirements. For buffer disturbance that can be forested, it
should be done in the location of the disturbance at 1:1; if
disturbance areas cannot be reforested (e.g., SWM embankments),
reforestation shall occur in an appropriate priority area at 1:1.
Either of these will be above and beyond the standard worksheet
reguirements.

4. Applicant shall present reforestation/afforestation plans for
the whole site during the first site plan review and plant as

much as possible during the first construction nhacse Thic e
i B et e Sl S R e ol b & - - Ve Al s e e e e o W A raauac- LW ¥ e

one of the SPA goals for achieving a forested stream valley as

soon as possible to help defray development impacts to the stream

system. This is much preferred to spreading the planting out
over the many years of reaching buildout. .

5. Noise issues for houses along Stringtown Road and M-83 with
sides to roads will need to be addressed at site plan. Redesign
to improve setbacks or front units on roads. :

SPECIAL PROTECTION AREA GOALS

This concept has many of the elements envisioned by M-NCPPC
and DEP for meeting environmental goals in the Clarksburg SPA.
The SPA goals, objectives and recommendations were created during
this plan’s review and are still not finalized, so further
changes may yet be recommended. However, the applicant’s
consultants have made an excellent start in dealing with these
changing regulations. In EPD staff’s opinion, the following SPA
objectives can be achieved under the recommended EPD
modifications teo this plan:

- Aveoid, then minimize, stream buffer disturbance
. Expand forest conservation opportunities
. Integrate stormwater management that provides sequential and

repetitive treatment for water quality
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MEMORANDUM

TO: Montgomery County Planning Board

FROM: John Carter for the Planning Department (301-495-4570)

SUBJECT:

Continuation of the Public Hearing - Project Plan No. 9-94004 and Discussion

of Preliminary Plan #1-95 _
CLARKSBURG TOWN CENTER

RMX-Zone

1300 Residential Units

150,000 Square Feet of Retail and 100,000 Square Feet of Office
267.50 Acres

SE Quadrant of Frederick Road/Stringtown Road

Clarksburg

On April 6, 1995, the Planning Board elected to continue the public hearing on the
project plan for the Clarksburg Town Center. As part of this action, the Planning Board

requested that

L.
2..

3.

the staff prepare the following information for review on April 20, 1995:

Summary of the Testimony

Comparison of the Actions to be Taken on the Project Plan, and Preliminary
Plan '

Draft Opinion

- The staff of the Planning Department 'has completed this work. -

SUMMARY OF THE TESTIMONY

The following paragraphs summarize the testimony of the individuals at the public
"~aring on the project plan. Specific revisions have been included in the revised draft

aion:
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1. Albert Randall - Historic Preservation Commission

- request to delay extension of Redgrave Place through the Historic
: District to the opening of the transit station
- -concern over the sctbacks of thc development adjacent to the Historic
District

Response - The extension of Redgrave Place was proposed to occur no later
than Stage 3 to correspond to the construction of the commercial area. A
condition has been included to require all buildings adjacent to the Historic
District to have a setback that approximately matches the setbacks of bulldmgs
in the Historic District (R-200 zone). A requirement for additional screening
has also been included.
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2. Russell Kirsch - Adjacent Property Owner
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3. John Westbrook - Representing Adjacent Property Owners (Funt and Bowis)

- requested that the applicant dedicate A-260 (Stringtown Road) to the
center line of existing paving adjacent to the Historic District

. “requested that a new street be established to increase the number of
connections to A-260 (Stringtown Road) and to parcels located along
the southeastern boundary of the site as shown in the Town Center
Hlustrative Sketch included in the master plan

- requested additional intersections along A-27 (Clarksburg Road) near

the greenway area and ;_llurnl_p-:.l_t‘unp of the ?ﬂuai- saruins f‘ﬂ\)'\l}n}) alono

the frontage of the townhouses

Response - This portion of A-260 (Stringtown Road) is located outside the
boundaries of this project plan. However, the northern edge of the right-of-
way will be located at the edge of the Historic District to preserve an existing
house. This requires the additional nght-ot‘-way to be located on the adjacent

properties.
The additional connection to A-260 (Stringtown Road) was not permitted -
because of environmental concerns. If required by the Planning Board, an .
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.additional connection can be provided through the proposed townhbouses. This

connection would aiso extend mrougn a portion of the Historic District outside
the existing stream buffers. .

Additional intersections along A-27 (Clarksburg Road) were not permitted
because the spacing between intersections would not meet the requirements of
an anterial road. Additional setback and screening could be provided as part
of the review of the site plan. A waiver of the intersection spacing could also

- be rpmu:qteg

Jean Onufry - Clarksburg Civic Association

- recommends designating Redgrave Place as a bikeway, and examining
the potential to widen the pavement to accommodate bikes

- requested that the development include screening to reduce the view of
rooftops from adjacent roads

- supports the park/scnool concept as proposcd by the applxcam to allow
joint use of facilities and to improve the view from A-27 (Clarksburg
Road)

" Response - The staff recommends designating Redgrave Place as a Class IIT

(on-street) bikeway without increasing the width of pavement as described in
the master plan. Additional measures to reduce the speed of traffic along

Dadnens Dla somaninl e o~y Le amd senffom nre

I\CUBIGVE riace \l <. sSpe-1al pd\'illg. blglb, uuaawam, alild Udiils !-UIILI.U!
measures) should be provided as part of the review of the site plan.

The roof tops of the proposed the proposed development will not be visible
from A-260 (Stringtown Road) or A-27 (Clarksburg Road) because of the
topography. The proposed landscaping, the facing of buildings, and the use of
a frontage street will substantially reduce the view of the rooftops from A-SOS
(Piedmont Road).

The applicant and staff are exploring alternative plans for the park/school.
Freeman - adjacent property owner

- examine the potential increase in the floodplain of Little Seneca Creek
caused by this devclopment on property located across A-260 (lots 13-
15)

- examine intersection spacing to aliow access to these adjacent parcels
without compromising the desired spacing along arterial roads
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- minimize the right-of-way for A-260 (Stringtown Road)

Response - The proposed development will not increase the flood plane on the
adjacent parcels beyond the required stream buffer area. The proposed \
intersection spacing will permit an access road from A-260 to the adjacent

" parcels in accordance with the standards for arterial roads. The width of the
right-of-way for A-260 is in accordance with the master plan (120 feet). This
road has been located to minimize the impact on existing homes along both
sides of A-260.

6. Rockhill - representing the adjacent church

- examine the potential to revise the landscaping to increase visibility to
the existing church
- provide for a connection to the church from the proposed development

Response - The staff has revised the conditions to increase visibility to the
church and provide for a pedestrian easement to increase access to the church.
7.  Park/School .
- MCPS would prefer a 10-12 acre site located approximately 600 feet .
from the existing power line and 300 feet from the pond. If covenants
could be placed on the site to limit expansion of the existing power
line, the setback may be reduced with approval from MCPS.
- Parks Department needs to preserve the existing facilities with a
minimum encroachment on the existing property.

Response - The existing staff conditions require revisions to the project plan
including relocating the greenway road and increasing’ the size of the site. The
applicant and staff continue to explore acceptable options.

8. Environment/Water Quality Regulations

- A draft of the proposed regulations has been completed. DEP has not
approved the specifics of this plan and further refinement of the
stormwater concept is nceded.

Response - The staff have reviewed the recent revisions including stormwater

management calculations and a forest conservation plan. Results of this

review are included in a revised set of conditions. The Council has not

approved the final regulations. A meeting has been'set with DEP (April 24) to &
- -w



. further discuss information needed to meet requirements for a prehmmm'y
water quality plan. : . :

9. EnvimnmchScwcr and Water

- The Council recently approved a change to a Category 4 for sewer and
water. Change to a Category 3 will occur when the preliminary plan is
approved.

- Within 4-6 weeks, DEP will determine if the Clarksburg Town Ccntcr
wﬂl conflict with the Germantown Center.

Rcsponse - Approval of the project plan does not provide authorization to
proceed. Since these comments will not affect layout of land uses, the project
plan could be approved. Final approval of the preliminary plan should wait
final action on the sewer and water issues by DEP and WSSC.

SUMMARY OF ACTIONS ON THE CLARKSBURG TOWN CENTER

In response to the request from the Planning Board, the chart on the following page
summarizes the findings for each regulatory process.

s
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SUMMARY OF FINDINGS AND THE AGENCIES RESPONSIBLE

PROJECT PRELIM. SITE
ITEMS BIAN == PIAN == PIAN _
1, Project Plan Findings )
a. Meets Purposes/Requirements
of RMX-2 Zone
. - Pmposes PB
D: v::up:ucru Dlﬂ." F B
b. C‘onforms to Master Plan
- Land Use (mix of uses rFB
and intensity)
- Transportation and Mobility PB
- Environmental FPlan " PB
c. Meets Compatibility
: - Location, Size, Intensity PB.
. Project Design FB PB PB -
- -Operational Character PB
d. - Does Not Overburden Facilities @ PB PB
e. Sufficient Amenities and Facilities PR
I MPDU's "PB PB
2. APFQO Findings PB
3. Findings for Roadways
a. Layout PB PB MCDOT
b, Final width of ROW PB PB
c. Streets Standards and Streetscape PB/MCDOT PB/MCDOT
d. Waiver of Open Section Roadways PB MCDOT
e. Operational Characteristics MCDOoT
4. Approval of Park/School Plan PB PC/MCPS
S. Approval of Stormwater Quality Plans
a. Draft SW Quality Regulations DEP
b. Concept SWM Plan & Final .
SW Quality Regulations DEP : '
c. Final SWM Plan DEP
é Staging/Trigger Elements
a. Enabling Legislation for Devel. PB
Districts or Alt. Financing
b, Water Quality Executive - Draft/DEP  Final/DEP
Regulations Issued - ,
c. Adequate Sewerage Capacity for DEP/WSSC
Master Plan Staging/Triggers
v Sewer Category Changes
a. WS4 . PB
b. WS 3 ' PB
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